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Foreword

As a publlc service to assist Local housing activities through
clearer understanding of local housing market conditions, FHA
inltiated publlcation of its comprehensive housing market analyses
early in 1965. Whlle each report is designed specifically for
FHA use in administerlng its mortgage lnsurance operations, it
ls expected that the factual informatton and the findings and
conclusions of these reports wlll be generally useful also to
builders, mortgagees, and others concerned with local housing
problems and to others having an tnterest in local economic con-
dltlons and trends.

Slnce market analysis is not an exact science the judgmental
factor ts lmportant in the development of findings and conclusions.
There wl11, of course, be differences of oplnion ln the inter-
pretatlon of avallable factual informatton in determining the
absorptlve eapacity of the market and the requirements for main-
tenance of a reasonable balance in demand-supply relatlonshlps.

The factual framework for each analysis is developed as thoroughly
as posslble on the basls of inforrnatlon available from both local
and national sources. Unless speciflcally identified by source
reference, all estimates and judgmeets tn Ehe analysis are those
of the authorlng analyst.
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ANALYSIS OF THE

TULSA. OKTAJ{O}.IA.HOUSING },IARKET

--Ailc,F DECEItsER 1. 196/,

1. Nonagricultural wage anrl sa1ary emplol;ment in Lhe three-county
TuIsI Labor l"larket Area, after gro;ing by only lCO (0.1 percent)
betueen November 1960 and November t96L, increased by 11600
(2,7 percent) and by 3t5OO (2.6 percent) in the succeeding bwo

years- and by 7 r7OO (5.5 percent) between November 1963 and
ilovember l)6/*, I"lost of the increase in enployment since 1)60
has been in the nonnanufacturing sector of the economy. Gains
in nanufacturing emplolnaent have been spearheaded by itlorth
American Aviati.on, which was established in April 1962 and
eurrently enploys over Jr800 workers. All armual employment
increase of about 3r5O0 nonagrJ-cultural wage and sa]ary jobs over
the next two years appears to be a reasonable e:<pectation.

Unemployrnent totaled 61100 persons in November 196L, 3.5 percent
of the work force, according to estimates of the Oklahorna State
ftnployment Service. This represents the lowest uneroplotrrment rate
reportd for November during the past seven years.

The current median income of all families in the Tulsa area is
approximately $6r415 annualIy, after dedrrction of Federal income
tax, and the median income of renter families only approximates
$5,460. By L966, median incomes are exPected to increase to
$6,745 for all families and $5'475 for renter families.

Summary and Conclusions

The current population of the TuIsa HMA is approximately 385,100
persons, an increase of about 391060 since April 1960. By

December L966, population is expected to increase by 17,500
persons (8,750 annually).

Currently there are apProximately L23,7OO households in the TuIsa
area, an lncrease of about 13r54o since April 1960, or an average
gain of 2,900 annually. By December L966 households are expected
to total 129,800, an increase of 6,100 or 3,050 a year.
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5, There are about L32I2OO houslng units in the Tulsa Hi'lA as of
December 196/+, an increase since April 1960 of about L?I7AO units,
or 2r72O annua]Iy. The number of housing units increased at an
average annual rate of 31827 during the 1950-1960 decade. At
present, an estimated 900 single-family units and ?00 apartment
units are under constnrction.

6, Current net vacancy ratios of I.8 percent in the sales inventory and
6.3 percent in the rental lnveritory indlcate that there are about 250
adequate vacant sales uirits and 1/+0 adequate vacant rental unlts
above the number judged necessary to provrde a balanced dernand-
supply relationship in the market. A more acceptable balance
would be represented by vacaney ratios of about 1.5 percenl in
sales housing and 6.0 percent in rental housing.

The volume of privately-owned net additions to the housing supply
that will meet the requirement of anticiprrted growth during the
next two years and result in an acceptable quantitative dem.rnd-supply
relationship in the market is approximately 3,250 housing units
irnnually, 21320 sales houses and 930 rental units. Demand for
new sales houses by sales price ranges is expected to approxi-
mate the pattern indicated on page 27, Total annual demand for
rental units by gross monthly rent levels and by unit sizes
is expected to approximate the pattern shown on page 29.

1



ANATYSIS OF THE
TULSA, oKLAHo},IA. HoUSntrG MARIGT

AS 0F DECEI'tsER 1, 1q6/.

Housing l,larket Area

For purposos of this analysis, the Tulsa, Oklahoma Housing Market Area
(ittl) is defined as coextensive with Tulsa County (see nap on next
page). Thq HI4A as deflned exeludes both Creok and 0sage 0ounttea,
which are ineluded in the Tulsa Standard Metrooolitan Statistieal Area
as defined by the Budget Bureau. However, almost 85 percent of
the populatlon and employment in the STISA ls coneentrated in Tulsa
County. Exeept for employnent information orovLded by the 0klahoma
State rlmployment Servieo, all of the data pertinent to this analysis
are wlth respect to the Tulsa HMA as defined above.

The Tulsa HMA ls located ln the heart of northeastern Oklahoma, and ls
the manufaeturing, distrlbuticn, eommercial, educati-onal, and cultural
eenter of the region. The Tulsa area is within /*00 rniles of several
other major competittve metropolitan eenters sueh as Da11as-Fort Worth,
Oklahoma City, Kansas City, Wiehita, and St. Louis. The r:gion is
served by exe:11ent transportation facilitles. Four trunk rallroads,
the Frisco, Missourl-Kansas-Texas (ttaty), Midland Valley, and Santa Fe,
serve Tulsa and handle more than 30 million oounds of shlpments each
day. Forty off-llne railroads (those that do not serve Tulsa by rail)
have officos ln Tulsa serving the oil industry and other freight users.
A total of )) scheduled common motor earriers and more than !0 class B
motor carrlers operate out of Tulsa, serving l0 S tates directly on a
coast-to-coast basls. Tulsa lfunleipal Alrport has 10r000-foot run'rays
capable of handling the largest civilian or nilltary jets. The alrport
is servad commercially by tnerican, Braniff, Central, Continental, and
Trans I,lorld Airltnos. Improved transportatlon on the fnterstate Highway
System, lncluding Interstate Routes A.O aad /r/+, and the proposed Eastern
0klahoma Turnplke may have a signiflcant effect on attracting business
and populatlon to the S'tate and region.

Perhaps the key to the future growbh of Tulsa ls the antielpated conple-
tlon of the $1.2 bl1Ilon Arkansas-Verdigris Rivor system by 1970 and the
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development of nearby Catoosa as a port. This system is expect:d lo
involve flood control, land reclamation, solI eonseirvation, refor-
estatlon, navigation, hydroelectrle Dower, wat;r reereation, poIlu-
tlon eontrol, and municipal and lndustrial water supply. By 1-96),
seven years before the scheduled eompletion of the project, a divi-
sion of the North American Aviation spaee complex and the Dewey
Portland Cement Company had locat.:d ln Tulsa b:eause of the expected
low cost of transporting raw materials and finished produets by barqr:.
The Arkansas-Verdigris system ultimately will orovide transportaticn
conneetions tc most major inland waterway systems, domesti,c ocean o,:rts,
and overseas ports.

According to the U.S. Bureau of the Census, there was a net commutation
of about T .-COO workers to jobs in Tulsa County in 1960. A majority of
these workers commuted from Creek, 0sage, and Rog,:t's Counties, with
Iesser numbers from Okrnulgee, Pawnee, Wagoner, and t^lashington Ccunties.



4

Econony of the Area

Character and Hlstorv

0i1 productlon dominated the early econoqy of rulsa, beglnnlng ln 1901
when the Red Fork oil strlke was made and ln 1905 when the Glenn PooI
eana ln. Tulsa beeane hrown as the "011 Capltal of the Irlorld?r because
of these early efforts, a posLtlon to whleh 1t eontinues to Iay cIalm.
Now, howaver, Tulsa ls more an ol1 lndustry adminlstratlve c:nter than
a stgnlfleant o11 productlon center. The home or reglonal ofllces of
Sr:nray-DXr_Skelly, Sinclalr, tlarran (Guff), Texaeo, Humble, Amerada,
and several slnaller companies are located in the Tulsa arsa. In 1965,
Pan American OiI Company plans to move its main administrativa ofeice
to Tulsa. An indlcation of the contlnuing lmpact of the oil inriustry
on the Tu1sa eeonomy is the fact that aDproximat,ely 3Or0O0 oeople, main-
1y administratlve personnel, were employed in various ohases of the oil
industry in 1950, comprislng over one-fifth of total enployment ln Tulsa
County.

Bolstered by the expandod and diversifled oi1 industry and the need for
aireraft during Wor1d r^Iar If and the Koroan Conf lict, the Tulsa area is
devaloplng lnto & space, eleetronles, and research center. Douglas
Aircraft has been located ln Tu1sa for over 20 years. Thls flirrn pro-
ducod airplanes during World l^lar fI and again durlng the Korean Conflict.
It is now a manufaeturlnqr'nodlfllcatlon,and spac:-miss11-- eenter working
on the Thor-D,:lta Project. American Airlinas operates a modern mainte-
nanee and jet overhaul eenter adjacent to th:: Douglas facility in the
municipal airport area. In additlon to servicinq its own aireraft,
Amerlcan Airlines services the alrplanes of several other maJor airline
comcanies on a contraetual basis. North Ameriean .{vaiation. the mai-n
contraetcn of the Apollo ProJect (manned space flight) loealrd in Tulsa
in 1962, and after its announeo-ment to do so, Avco Corooration, one of
the largest No:th American Aviatlon subcontraetors in the Aool1o Program,
purchased a 160-acre tract for a rasearch labo:'atory. Local eleetronlc
flrus, lncluding Mldwestern Instruments, Seismcgraph Serviee Ccrporation,
Nelson Electric, C.:ntury Electronies, and Burtek, fne., helo provlde the
necessary local subcontraeting serviees required by the Apollo and other
spaeo-mlsslle programs.

EnoLovneat

The Tulsa Labor MarLet lrea le coert*rslve rrlth the fulsa StandardMetropolltan statl:p::l lrear.as^deflned by-the Bureau of the r,aget.Because an estl'ated 85 perceit of tbe anptoyrnent in the tulsa tabor!'larket Area 1s in ths Tulca HMr. enploynda !;*a" u the HI.|A arebelleved to be conparable wlth trende-in rhi """i-"rI 
-i;b.;-;J.t.. 

area.
rn November L)U1, prelLninary data conplled by the oklahona State Enr-ploynent Scrvlce lndlcated that there vere f6irZrOO nonagrlculiuraf mkers
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employed in the three-eounty area (see table I). ' 0e this iotal,
l^L6,|CA were classilied as wage and salary wo:'kers and 221700 were
classified as self-employed, domestics, and unrqirl family workers.
0f the wage and salary wcrkers, iLrTOO (2L.5 oereent) trere emnloyed by
manufactuilng industries and 11!rm0 (fg./. pereent) we::e errrnloyed by
nonmanufacturing industrlas.

The 1/16r?00 nonagricultural wage and salary workers reported for
i{ovember 1964 reoresent an increpsr of L6r)Cn (t2..5 oere:nt) over the
i'Iovrmber 1958 tot:rl of l3O,/*OOy.0f this gmwth, over 88 percent
(fz-rz*OO) oeeurred in th: nonmt,nufaetu:inq segment of uaqe and salary
employment. The table below shows the annual ehanges ln wage and
salary enployment for the Nov:mber l958-llovember 1964 perlod.

Treno of I on,rgricul!gL*.L wage .rn.l SaLarv Employment
Tulsa Ok lahoma SMSA 195

Yo^P/
Manu-

facturins
"ionmenu-
facturlnp

loo,5oo
1O/* r 0O0
IO/* r 600
L)4.,300
107,100
109,4oO
1] 5, 000

Totel wage
and salary
emplovmen$r

1?0, /*00
133,800
l31,8oo
131,900
l)5 r5OO
139, oor)
l.L6,7OO

Change from
preeedins vear

3 
'/*Oo-2rooo
100

j 
16cCI

3 r5AJ
7,7OO

Parcenta.ge
ehange

1958
L959
1960
1961
L962
L963
t96L

2,
1.
0.
2.
2.
5.

800
800
200
600
/*co
500
700

29
)o
?7
27
28
29
)L

6
5
I
7
6
5

"/ 
As of November eaeh year.

Souree: Oklahom'r State Empioyment Service, Oklahoma EmpLoyment
Security Commission.

Reflec+"lng the offects ofl the L96O-L96L reeesslon, total wage and salary
employrnenl decllned by 2.OOO (1.5 percent) between l{ovrmber L959 and
llov-.mter 1960, and increaserl by only 10) (0.1 oereent) between Nov::mber
1950 and I'lov:mber 1961. Substantial increases have oceurred si.nce 1961,

""6ssially during the Nov:mber 1963-Nov:mbor 195/* period, when total non-
agrlcultural wagl and salary employment rose by 7r700 (5.5 percent).
\onmanufaeturing emnloyment accounted for 51600 bf the increias,e, or
al-rnost 73 percent of, the inoneage in total uage and saLary enploymenta

y ftuployment data for the years 1958 to L96L are internally
consistent; cornparable d.ata for prlor years are not available.
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Emplovment bv lndustrv. 0f the 146,700 nonagricultural wage and
salary workers employed in the area in November L964, a total of
31,700 (2L.6 percent) were employed by manufacturing industries.
This represents an increase of 1,900 (6.4 percent) over the
November 1958 total of 29,800.

Based on November levels, employment in manufacturing remained
unchanged between 1958 and 1959, declined by 2,600 (8.7 percent)
between 1959 and 1960, and increased each year since 1960. yearly
manufacturing gains amounted to 400 (1.5 percent) between 1960
and 1961,800 (2.9 percent) between 1951 and 1962, L,ZOO (4.2
percent) between 1962 and 1963, and 2r100 (7.1 percent) between
1963 and L964.

The largest increases in employment among rnanufaeturing industrl,es
sinee 1958 have oceurred in the metal proeossing lndustry ancl the
machinery industry. Employment in these lndustries ineraased by
1r500 (26.) pere--nt) and by 1r600 ()6,t* percilnt) respectively dur-
lng the six-year perlod. These galns, plus increases in the ftal1
other rranufaeturlngtr oategory of 2r9Od (A.4 pereent), more than
offset enployment losses of 3r?00 (SO.l percent) ln the volatile
transportatlon equipment industry and /+00 ( 18.2 pereent) ln the
petroleum produets industry.

Wage and salary employrnent ln nonmanufaeturlng industrles, whieh ae-
eounted fot 77.1 oercent of all nonagrieultural wage and salary em-
plo;ment in November 1958 and aceounts for 78./n pereent eurrently,
totaled 115r000 in Novenber 196L, an l-ncrease of L/+.LOO (L/*.3 percent)
slnee L958. Aft:r gains of 3,/+00 (3./n pereent) betueen 1958 and 1959
and 600 (0.5 pereent) betwezn L959 and 1960, nonmanufacturing employ-
nent decllned by 300 (0.3 pere:nt) between 1960 and L961, orimarily as
a rosult of reduced eonstruction activlty. However, an j-nerease of
2r81o (2.7 pere:nt) occurred between 1951 and L962, and a gain of 2r3OO
(2.1 percent) was racordod between 1952 an<l 196), and an even more
signiflcant increase of 51600 (5.1 percant) vas roported between
November 1963 and November L96/r.

The nunber of wholesale and retall trade workers rose by 1r5A) (ff. f
percent), constructlon employnont was up ?1400 (z*o.o percent), mls-
cellaneous servLees lnereased by /rrl+@ (Zl.l percent) and goverrunent
ernplotrment grew by lr2OO (29.1 pereent). More modest increases of
Irlm (17.7 percent) and 200 (1./, percent) occurred in finance, Ln-
suranee, and real estate, and publlc utilltles. Employment increases
ln thcse industries more than offset an employment loss of 1rl*00 (9.7
oercont) ln mlnlng.
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The Lncreased enployuent in tradc durlng the slx-iear perlod reflects,
of course, the rapld grorrbh of the Tulsa ar6a as a reglonal manufac-
turlng, distrtbutlon, and conrnerclal cantcr. Moot of the increase Ln
eonstruetlon enplonent occuned durlag 1916/+ becauae of thc hlgh level
of resldential and coracrclal bulldlng aetlvlty. The grovbh of gov-
er-omont employnot prlnarlly reflccts the nced for addltloaal enployees
to adq{nlster tha county and clty govorugnts and for teachers to meet
the rapldly rlslng publlc oehool enr"ollnent. The dacrcase ln ninlng
enployueat reprasenta logscs of nonproductlon norkerg ln ths oll and gas
lndustry due to ncrgers and the out-nlgratlon of several soall oLl com-
ParlY offlces.

According to a r:cent study made by the Tulsa Metropolitan Area Planning
Comnission, the orooortlon of the Tulsa County population in the labor
force has fluctuated around /n2 oere:nt in rae:nt years. fn the near
future, however, lt is antlclpated that the proportlon of pooulation in
the labor foree to total pcoulatlon w111 decllno sllghtly because of
Iong:r p-'ricrls of training after hiqh school for young oeople, earlier
rrrtir:m;nt, greater ln-migratlon of young familles, and because a larg:r
pereentage cf the populatlon will be eomposed of youtg and of elderly
people n,r[ in the labor foree. More r.romen are expeeted to join the
labor roree, but at a d:creasing rate, becaUse the TUISa seonomy is a1-
ready highly oriented to office work and other serviee industries ln
which uomen pradominate. This should have 1ittle effeet on the declln-
ing oere.rntage of the pooulatlcn in the Tulsa labor foree.

Principal Emolovment Sources

The {merlean Alrlinss maintenance and jat ov-'rhaul eenter, loeatrrr near
the Tulsa Municipal Airport, 1s th'; Iargest employ-^r in the Tulsa &reao
In addition to serviclng lts own alreraft, Amerlean Alrlines servie.:s
the arrp.Ianes ot' several other eomDanies on a eonf,raetual basis. The
comr)any estimates that they spend over $26 miI1lon annually for goods
and serviees, of whlch about one-haIl is spent loeally. The annual
oayroll exeeeds $lO mftffon, lndleatlng the importanee of the olant to
the loea1 econony.

Ameriean Alrllnes employed over 4,000 workers as of lrovember L9(,4, 1

figure that represents one of thc hlghest omployment levels reported by
this eompany durlng the last flve yoars.

The second largest employer in the Tulsa area is the Space and
lnformation Systems Division of North American Avlation, lnc.
which located in TuIsa in 1962. EmploymenE at this f.rciiiEy
jumped from 136 in ApriL L962 to 3,865 in November L964. Plant
officials do not, at this time, foresee significant employment
changes over the present level.
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Dougt-as Aircraflt currently employs over .2,500 workers and
is the third largest employer ln the Tulsa tMA. the plant is nou
a. manufaclu1ing, modlflcatlon and space-missire center worklng on
the Thor-De1ta ProJect. The current revel of employment at Douglas
does not completely refleet the great lnfluence of the facllity on
the local economy, howevero The Douglas plant produced bonbers rlur-
lng world 1lar rr and employed over zorooo workers, Aetivity at theplant was dlseontinued after the war, but the faeility was reacti-
yated during the Korean confrlct. Emproyrnent exeeeded r1r000 by
L95) and totaled about 121000 as rate as 1956. Thus, present emproy-
ment ls lEss than one-fourth as great as in 1956.

Unenolorrment

unemployme-nt in the Tursa area totalod an estimated 6r3oo persons in
November L96/*, about 3.5 pereent of the total clvirlan work foree,
the lowest rate recorded sinee the Oklahoma State Ernployment Service
combtned employment data for the three-eounty area in January L958.

unemployment inereased from ?,oco (4.1 p.""ent of the labor force)
in Novamber Ig59 to 91000 (5.3 pe*cent) in Novenber 1?6C as the Tulsa
eeonony f :lt the effect of the 1960-1951 racessi.on. sl.nce November
1960.r:nernploynent has declinod steadlly, dropoing to 8r3OO (1,.9 per-
cant) by November 1961, Lo'l,5al (t.t- p""""ni) tn wov;muer i962.. to
7_rtoo (/r.2- percent) by l,lovember 1963, and to 6r)a) (3.5 percenti ln
November L96/*.

The u.s. Department of Labor curr:ntly elassifles the Tursa area in
Group c of lts rabor market classlfieations, lndicatlng that the
number of job seekers is only moderately in exeess of Job openlngs,
and that the r:nemployrnent rate is below six pere:nt, Arthough present-
Iy growing at a relatively slower rate than ln the early L95Ots, the
Tulsa eeonomy apparently has be;n able to absorb most of tha employment
losses that oceurrad in the transoortation equlpnent and mining ln-
dustries aft:r 1958.

The oklahona State Enployment service active file count of unem-
ployed persons ln the Tulsa area 1n November 195/, lndleates that over
33 percent of the r.rnemployed were classified as ei.ther semi-skilled or
ttnskllIed, only six pereent wero professlonal or managerlal people,
only !4, percant were skLlled workers, 28 pereent were elerical workers,
and 16 percent were serviee workers.
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Estimated Future Enplovment

Based on the employment trands pres:nted in this analysls and on in-
formation from loeal sources on lndustrial expansion and on new olant
openings, it is estimated lhat total nonagrlcultural emoloyment in the
Tulsa area will inerease by about 7,0m Jobs durlng the next two years,
or about ir5OA annua.Ily. Gror.rth ls anticlpat-.d in both the manufac-
turing anC nonmanufacturlng segments oI the :conony. Y,anufaeturinq
empl.oym.:nt galns over th: next two years likely will be 1ed by in-
creas,.d ]mplcJrment at itrorth Amerlcan Aviatlon. rimployrn:nt at this
olant hns inereased rapldly in the oast two years and eurrently ac-
counts loL: over 12 oere:nt of total manulaeturlns emoloynent. In-
er:ased r.lrcduction ?t rlorth American should bolster the eleetronlc
firms in the area, which provide some of the subcontraeti.ng services
required by the Aoollo and Thor-De1ta Projeets.

The gradual growbh of nost nonmanufacturing enterprises over the next
two years is expected to provlde a modorate boost ln nonmenufaeturing
emoloyment. It ls highly unlike1y, hou:ver, that average annuel qrowth
in the nonmanufacturing segment of the eeonomy during the next two years
wlll aooroach lh: 51600 inerease r:eorded during the i'lovember 1963 to

November 195/, period. Construction employment may re-nain at its current
level during L965 as th: hir;h rate cf eommerclal eonstruetlon in Tulsa
reaches its peak, then decllne slowly during L966. Ssveral new shopoing
eenters and other commercial entarprises wlll be ooened durlng the n,:xt
year or two, increasing the number of .jobs in retail trade and services.
Gcvernment emoloyrnent is expected to rise slightly, consonant with the
demands of a growing pooulation.

fnecme

Data on the trend in earnlngs for all produetlon wo.kers in menufaetur-
ing are av:ilable for the Tulsa area, the 0klahoma City arra, and lhe
State. The table belor,r indicates that, althcugh the gao has narrow:d
sr:mewhat, earnings in the Tulsa area have been above both the Oklrhoma
City average and the State average lor the past s,:veral years.
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Averase Weeklv EarnLnss for Production t,{orkers
on Manufaeturins Pavrolls

10<7 - 106/.

Iear

L957
L958
L959
1960
1961
t962
t96)
0ctober 1964

State of
Oklahoma

$80.59
82.22
85.2o
85.tr?
87 .53
go.2)
%.75
99.07

Oklahoma
Citv area

$28.31

79.68
81.35

86.9t+
88.82
95.85

Tulsa
elge-

$88./r8
91.71
93.1r8

75.67

92.52
9L.76
91r.8)
98.25

LO5.7)

8j.83

Source: 0klahorna State Employmeni, Service.

The cument median annual family after-tax income of all famjlies in
the Tulsa area is estimated to be $6rl*15, and the cument median after-
tax incore earneC. by all renter fami]les only is estlmated aL #5rl+60
( see table II ) .

It is estlmated that currently about 14. percent of all fanilles and
1p percent of renter farrilles only receive annual after-lax incomes be-
1or.l $3'OOO. An estimated t7 percent of all families and ll percent
of all renter families earn after-tax incomes of over $I0,0C0 a year.

By L966, median incomes are exprlct::d to increas,: to th': Ievels indl-
cated in the follcwlng table.

Median After-Tax Familv I ncome by Tenure and Race
TuIsa- Oklahoma Housins l.larket Area

A11 faml1les Nonwhlte families
Be$er

$3,120
) 1265

Year Total Renfer fotal

tg64 $51415 *5 r/*60 $3, 5OO

L966 617l+5 5,7tr5 3,665

A/ Money income after deductlon of Ferieral incom: tax.

Souree: Estlmated 5y Housing l,larket Analyst.
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Demographic Factors

Popu I at ion

Current Estimate. The total population of the Tulsa Hl'la is approxi -
mately 385r100 persons as of December I, L964, an increase of
about 39,060 (1I.3 percent), or an average of 8,370 annually since
April 1960. During the April 1950 to Aprit 1960 period, the total
population of the area grew f rom 25L,686 to 346,0-?8, an increment
of. 94,352 (37.5 percent), or 9,435 annualty (see table III). l"lost
of the population increase during the 1950-t960 decade occurred
in the suburban areas contiguous to the city of Tulsa. During the
ten-year period, however, the city embarked on am ambitious annexa-
tion program, with the result that al1 the population increase in
Tulsa city between Aprit t950 and ApriI 1960 occurred as a result
of annexations. T.and areas with a population of 101,325 were
annexed by Tulsa city, indicating that the 1960 populatlon in the
I950 corporate limits was I60,360, a decrease of 22,38O.

Chanpes tn Popu lat lon
Tulsa. Oklahoma. Houslne Market Area

Aori I l9 50 December 1966

Date

Apri I 1950
Apri t 1960
December 1964
December I966

Total
popu I at lon

25t,686
346,038
385,100
4O2,600

Average annual change
from pre date

9,435
8,370
g ,750

Source: 1950 .rnd 1960 Censuses of Populatlon. 1954 and
1966 estimated by Houslng Market Analyst.

Estimated Future Populatlon Growth. Based on the increases in em-
ployment that are expected to occur in the Tulsa area during the
next two years, it is expected that the total populatlon in the
Tulsa HMA will increase by approximately 17,500 persons, or 9,750
annually, duri.ng the next two years, reaching a level of 402,600
by December 1966.
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Natural Increase and l{lg"at{.n. Between Aprll 195C and lprll 1960
;ffi1ncre.se(eicessofb1rthsoverdeaths)accountedfor
55.) percent of the total populatlon galn and ln-migratlon aeeounted
for Ur,1 percent. 0f the total pr:pulation galn of 9/"1352 durlng
the decade, net natural lnerease accounted for 52rL58 persons and
ln-nlgratLon aeeount.:d for l*2rl9lr persons. Slnce Aprll 1960, net
natural lnerease has accou:rted for 57.7 petcent of the total popu-
latlon galn (ZZ1560) anrl ln-mlgratlon has aeeounted for the re-
malnlng l+2.) percent (161500). The average annual rate of ln-
migratlcn slnee 1950 of about 115)5 persons is somewhat below the
1950-1960 average annual rata of l+1219 persons.

Components of pulation Chanse
Tulsa^ Oklahoma. Housinp Market Area

t9 s0 L964

Source of
increase

Total increase
Net natural lncrease
ln -migrat ion

Average annual in-migration

Percent of increase
attributed to:
Net natural increase
Net in-migration

ApriI 1950-
Aprll 1960

9l.]E
52,158
42,L94
4,2L9

s5,37"
44.7

April 1960-
Dec. L964

39 .060
22,560
l6 ,500

_? ,535

57 .77.
42.3

Source: 1950 and 1960 Censuses of Population
0klahoma State Department of Health; and
estimates by Housing Market Analyst.
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Age Dlstribution. Data presented in table IV show changes between
1950 and 1960 in the populatlon according to age groups. The most
rapid population growth in the Tulsa area hras in the 5-19 age group,
whlch increased 38,2L7 (68.8 percent). All of the persons in this
age group were born durlng and after the Wor1d War Il and Korean
Conflict boom perlods, times of relatively low unemployment and
rapidly rising wages. However, the total populatlon in Ehe ZO-29
age group increased by only 1,191 (2.7 percent) durlng the 1950-1960
decade. The relatlvely low rate of growth in the 20-29 age group
between 1950 and 1960 is a net galn reflecting losses because of
the low birth rate of the 1930rs offset by gains through in-migration.

Eguseho 1d!.

Current Estimate. The number of households (occupied dwelling units)
in the Tulsa area is 123,700 as of December L964, an increase of
about 13,540 (12.3 percent) since Aprll 1960, an average galn of
2,900 (2.6 percent) annually (see table III), This is below the
April I950-April 1960 average lncrease of 3,215 households annually.
The greater increase in households between 1950 and 1960 is due
in part, but not enttrely, to a conceptual change from "dwelling
uni trr in 1950 to rrhouslng uni t[ in 1960.

Houaebold Chanees
Tu1ea^ Ok lahoma Housine Market Area

Apri I 1950-Decerqber 19.66

Date

Aprl 1 1950
Apri I 1960
December 1964
December 1966

Househo lds

78 ,003
1 10, 163
123 ,700
1 29 ,800

Average annual change
from precedlng date

3,2L6
2 ,900
3,050

Source: Censuses of Houelng, 1950 and 1950,, L964
and 1955 esttmated by Houslng Market Analyst.
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Householil Slze Trends. The average sLze of total households ln the
Tulsa HMA 1s estlmated at, 3.10 persons currently, compared with 1.11
persons 1n Aprl1 1960 and 3.14 persons in April i95o (see table rrr).

Estlmated Future Household Grorbh. Based on the populatton growth ex-
pected to occur ln the area durlng the nerb two years and on the aver-
age household slze trends noted above, there vri11 be approxlmately
1291800 households tn the Hl"lA by December 1966. Thls represents an
lncrease of 61100 above the current estirnate. or about ),O5O annually.
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Housine Market EacEors

Housing Supply

current Estimate. The housing inventory in the TuIsa HMA consists
of approximately l32,2OO units as of December 1964, indicating
a net addition of about 12,7oo units (I0.6 percent) since April 1960
when the census reported 119,525 dwelling units in the area. The
April 1960 to December 1954 growth represents an average annual
increment of approximateLy 2,720 dwelling units. During the 1950-1960
decade.the number oE dwelling units in the area increased by
38,274 (47.L percent), from 8L.,251 to t19,525. This increase rep-
resents an average annu:rl increment of 3,827 units durlng the
ten-year period, slgnificantly higher than Ehe ApriI 1960-December
I964 average annuaL increase.

Grorth of the Houslns Suoolv
Tulsa, Otlahoma. Houslng-MarEet lrea

April Iq<O - Decenb€r 1q5e

Date

Aprll 1950
Aprll 1960
Decernber 1964.

Nunbcr of
houslns unlts

gLr25L
LLg r52'
L32r?po

Average ennual change
frorn orecedlnp datc

31827
2r72O

Sources 1950 and 1960 Censuses of Housing.
1964 estimated by. Housing Market Analyst.

Tvoe of Structure. Currsnt\y, approxlmately 1111750 houslng unlts ln
the Tulsa area are ln one-unlt structures, 8/i.i pereent of aI1 units.
The U.S. Census of Houslng roported a sllght\r hlgher ratlo tn 1960,
lndlcatlng that LO2.2L5 unlts (95.6 percant) were ln ons-unLt struc-
tures. Tho number of untts ln duplex structures currently totals about
/+rLl5, or 3.2 percent of the totaL lnventory, compared with the 4,033
duplex struetures onuner&ted ln Aprll 1960 vhleh conprlsed 3.4 percent
of the total houslng lnventory. Reflectlng the larga volume of nultl-
famlly construetlon ln the Tulsa arsa tlnes 1960, stnretures rdth flve
or nore nnlts currently contaln an estlnatod llr/+00 unlts, or about
8.5 percent of thc total lnventory. The 1960 eansus counted 8rL58
unlts 1n stnrctures wlth flva or Dors tu lts, 7.1 percent of the total
housl.ng supply.
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The composltlon of the houslng lnventory by size of strrroture for
1960 and 195/* ls sunmarlzed ln the folLor.rlng table.

HouslnE fnventorr bv Units ln Structure
Tu1sa. 0k1ahoma. Houslns l,tarket Area

AprlL lo60 and Decembe," 1q6/"
Percen ta*e

d is tributionreAprll Decenber
1q60 1o64

111,750
lrrL75
3 r7AO

11,4O0
JJJ:
l)2rf,o

il Dlffers sllght1y from eount of all houslng unlts (ttgr!Z5)
beeause unlts by type of structure were enumerated on a
sample basls.

Source: 1950 Census o' Housing.
1964 estimated by Housing ttrarket Ana1yst.

The table on the followlng pag6 summsrLzes the current estlmate of the
total housing supply ln the Tulsa area dtstributed by year strueture
nas bullt.

Unlts ln
stnrcture

L
2
3and4
5 or nore
Trallers

TotaI

LOar2L5
lrro)3
),6)6
8 

'l+58

81r.5
3.2
2.8
8.6

85.6
3.1,
3.0
7.1

L.\J,Lil
119,/+86

0.q0.4

100.0 100.0

Ase of Houslnp Unlts. Approxfunately lzr7ffi units, o" 9.6 percent
of the total current houslng supply ln the Tulsa HI,IA, have been bullt
slnee Aprll 1960. An estlnated 211580 unlts (L6.3 pereent) we::e
bullt betveen 1955 *td March 1960, an.d 22r3L5 |J6.9 percent) between
1950 and L951. The 1950 to L95l* total ls slightly more than the estl-
mated 22rL8O unlts (fe.g percent) bul1t durlng the 1940-195O deeade.
tpproxlnateLy 5)112,15 unlts (trO.+ percent) of the eurrent houslng sup-
p\r were bullt ln 1919 or earller, lndleatlng that over 4.0 percent of
the housing stock ln the HI,IA ls at least 25 years o1d.
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rrn of the Housine Sunplv bv Year Bui]t
Tuls,:., _Lklahom:, Housi ni.i Ilarr,et Area L9.4

Distributi

Year Bu:i.1t

Anril l96D-Decer,ber 1964
\)JJ-ltaratr 1960
L95)-)_951,
LgLC-19+9
L9 )9 or eilrlier

'Iotr:.1

Total number

Numl;er
of unils

]-2,7OO
2L,58O
22,)L5
22,160
q7 

J+zq

L32,?OO

Lo5,2.57 88.
lt 8,50o 89.

Percentr^ge
dlsl,rl}utlon

9.
16.
16,.

/rO,L

IC)O.0

16

6
)
9
Ia

Source: Estimateri by ilousing l4arket Ana1.yst, based on the
1950 Census cf Houslnq adjust:d 16 1r+f1eet new con-
struction and demolitions since ApriI 1960.

Coqd.Ltion_of the Jnventorv. Of ttre 132r200.hotrsing uni.1,s in thr:
Tulsa tlYA as of I,uGffif96A, onTy 11,?00 (ro.t perc'.:n*,) &re con-
sldered to he ejther dil.acj.dated or not dilapidat':d but lacking
one or more plumbing facilities. This ind.ieates an improv:rnt:nt in
the quality of the housjng inventory in the Tulsa Hl'lA since April
Lg6a. At that timr, fhe u.;1. census of ilousing -indicated that
LA,r22g dr,relllng uniis (1r.y oercent) were either dilapldated or
noi dil.pidated but l-aekirg one or more plumbing faci.lltjes. The

table belou sunnarizes the condition of the housing lnventory in
the Tulsa area in Aoril 1960 ;rnd December 196l+"

Condition of the Housins SUPoIY
Tulsa, 0k1ahomq,llousins ]'larket,Anee

Aorll 1c6O anrl Deeember 1o64

Not dllapidated, Dj.laPi.dated
with aI1 ' or lacking b/

nh:mblns fadlltlcg ph.rnbllrs -facj.1j tles
Nunbe-r Pereent Nr:rober PereentDate

April 1960
September 195/*

of its

l-].7 rl*86
L32 rzco

s/ 1
6

ur2n I1.9
13,700 1.o.l*

il ottt"rs slightly from estimate of all housing r:nits (Ulr lzl)
because units by condit,ion wer'.: enumerated on a sample baslS.

!/ tncludes some sound unlts and deteriorating r:nlts lacking one or
more plumbing faeilities.

Source: 1960 Census of Housing. 196/+ estinated by Housing
Market AnalYst.
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Resldential Building Activl tv

Slnce January I, 1960, an estimated 1!1100 dwelling units have
been started in the Tulsa HMA. 0f thls total, 1Ir260 (74.5 percent)
uere single-fnmily units, L7) (1.1 percent) were runits ln duplex
structures, 107 (0.7 percent) were units in structures uith three
or four units, and 3156A (23.6 percent) were units ln struetures
with flve or more unlts. The table below summar:izes the estl-
nated number of dvell.lng units start:d in the Hl,lA betneen January
1960 and }lovember L964.

Estimated I umber of Dwellins Units Statted
Tul-sa okI Hc'rsirE Market Area, t960 -1964

a/
Lq64.

Stngle-famlly 2rrl5
Duplex 16
Thrce or four unlts
Flve unlts or nore 72q

2ro2,
25

l+

200

2rU5
22
I

660

2r175
68
u

1r?OO

2r1oO
l+2

51
1r0B{

Tota.l 2 r8* 2 r25t+ 2 1925 3,787 ) ,278

g/ pstts,"ted starts through November.

Source: Slngle-fanily starts estlnrated by Pub1le Servlee Compaay
of Oklahorna. I*fultlfamlly starts estimated by Houslng
lfurket lnalyst.

The proportlon of unlts Ln structures of five or more units repra-
sented only 11.4 porcent of all units started ln 1960, and by 1961
the proportlon hacl deellned to 8.9 percont. However, the estlnated
number of units started ln structures rrlth flve or mora units rose
fron 550 (zz.z percent of all starts) ln 1952 to 1r)oo (31*.3 percent
of all estimated starts) tn L967. The 1r08J r:nits started ln the
flrst eleven months of L96l+ represent ll.1 percent of all estinated
starts.

Based on data conplled by the Publle Servlce Cornpany of 0klahorna
and on the postal vaeancy survey conducted in Novenber L96/*, there
are an estlmated 1r600 dvelllng r:nits currontly under constructlon
ln the Tulsa HMA, lncluding p00 slngle-fanlly and 700 mu1-tifaully
unlts. libst of the slngle-fanily urlts under construetion are
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located |n auMlvlslons adJolning the clty of hrlla. The brulk of
tbe nultlfanlly unlts under construetlon are located tn the south-
6m and southeastern sectlons of Tu1sa.

An estlnated 8OO dvelllng unlts ln ths Tulsa INA have besn denol-
ished slnco January 1950 through urban ranewal prograns, nev htghvay
construetlon, and houelng eode enforcsnent. Aceordlng to the Oklahoma

State Hlghuay Departnent, approxlmate\r 200 dueIllng unlts w111 be de-
nolished during the next tuo years because of plaurred hlghvay con-
structlon. An additlonal 400 resldential unlts are erpeeted to be re-
moved frou the houslng supply durlng 1965 and 1965 through urban re-
neval actlvlty and code enforcenent.

Tenure of Occupancv

As of December L964, approximately 69 percent (85,200 units) of the
total occupied housing inventory of 123,700 unlte 1s owner-occupied
:nd 3I percent (38,500 units) is renter-occupied. Thls indicates
.ln increase in the owner-occupancy ratio since April 1960, at
which time the U.S. Census of Houslng reported that 67.9 percent
of the occupied inventory (74,79O units) was owner-occupied. In
April 1950,60.2 percent (46,980 units) of the occupied housing
lnventory was reported to be owner-occupied.

Tenure ln the Tulsa. Oklahoma. Houstns Market Area
ApEil I950;December I964

Tenure

Owner -occupied
Renter -occupied

Total occupled

Apri I 1.950
Number Percent

Aprt L 19 60 December 1964
Number Percent Number Percent

Total occuoied housi nq inventory

46,980
3 I .023
78 ,003

60.2

-3.e 
.8-

[00.0

74,79O
35.373

I 10, 153

67.9
32.L

85 r 2oo
38.500

I23,7oo

6g. g
3I.I

100.0100.0

Source: 1950 and 1960 Censuses of Housing.
I964 estlmated by Houslng Market Analyst.
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Vacencv

la reportcd by the Censug of Houslng, there were 6rl+O) uondllapldated,
nonseasonal vaeant housing units avallable for sale or rent ln the
Tulsa HMA ln Aprll 1960, or a net vacancy ratto of 5.5 percent. Of
thls ntuber, 11581 nere avallabLe for sal.c and Lr7Z2 were available
for rent, reprecentlng act homeowner and renter valancy ratlos of z,Z
percent and IL.8 percent, respeetlvely. The eensus also reported that
5lr (?.2 pereent) of the ivallible sales vacancles and 1 ,tr5?' ()O.9 per.
cent) of the avallable rental vaeaneles laeked one or more plumbing
facilltles.

The results of four postal vacancy surveys conducted slnce 196O ln the
ctty of Tulsa lndlcate that the over-all level of vaeancles haa de-
cllaed sUghtly. Thc thy 1962 survey. eonducted by the Tulsa Post
Office for the Tu1sa Real Estate Board, covered 10010/+9 r:.nits, of r^hich
l+r293 U*.3 p"r"ent) were vacant. fn November 1963t a postal vacancy
survey conducted for the FHA reported a slight increase in the level
of vacancies. This sunrey covered l1l+r/+57 total- possible del-iveries in
the clty of Tulsa, and for.rnd that 5 1253 $.0 pereent) r,rere vacant. The
l':ay L96/+ sunrey made for the Tul-sa Real Estate Board covered LOt-i 1256
units and counted l+1619 vacant units, a vacancy factor of /r,3 percent.
Another postal va.cancy surrey conducted for the FIIA in liovember 196/+
indicated that vacancies in the city of Tulsa had declined sti1l further.
This survey covered 1091579 toLa]- possible deliveries, of which l*r339
(/n.0 percent) were vacant. The results of the postal surveys are
presented in the following table.

Date of survev

w L962
November 1963
llay 196l+
November 196/+

Total units
surveyed

l-00r 0/+g
lo/r/r57
tog 1256
tq r57g

Units
occupied

95 r756
99 r2O/+

LO31637
lo5 rzt*o

Units
vacant

/+1293
5 1253
/+16l9
4t339

Percent
vacant

L
5
t+

lr

a

a

a

1

0
3
0

Source: Postal Vacancy Sunrrys Conducted by Tulsa Post Offlce.
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The postal vacancy survey conducted for the FHA in November 1954 included
six suburban comnunities as well as the city of Tulsa (see table V).
The surwey covered L81250 houslng unlts in the six suburban comnunlties,
of r+hich 1.0 percent were vacant. A total of /ar886 units were vacant,
or 3.8 percent of the 1271829 units in the entire lil'lA. 0f this tota1,
3r2U* represented deliveries to resioenceq indicating a vacancy ratio
of 2.8 percentl and lr6/n2 were dellveries to apartnrents, a vacancy ratio
of 13.9 percent. The postal survey corrnt of apartments is less than the
to+"al rental inventory because rnany of the r:nlts llsted as residences
are renter-occupied or vacant and available for rent. Postal vacancy
survey counts of vacancy by tpe of stntcture, therefore, are not
cornpa.rable with the Census of Housing reports of vacancy by type of
tenure. The postal vacancy sur:rreys also dlffer someyhat from census
counts in definition, in area delineation, and in methods of enum-

eration. The four postal vacancy surveys, however, lndicate
changes in the over-al1 level of vacancles in Tulsa City.

The riental Housing Occupancy Report on F}{A-j-nsured nultifarrily projects
indicaled tLruL 312 (21.7 percent) of the lrl+35 r:nits ln the Tu1sa Hl,lA

vere vacant in March 196/*. This represents an lncrease since l.larch 1963,
uhen 252 units (L7,6 percent) were vacant. It is. houever. r.reli below
ltureh 1961 and l,larch 1962 vacancy lovgls of l+51 (3t,6 percent) and 189(Zl,L percent). Houever, the report lncludcs goveral rnultlfaully proJeeta
that are ln a state of dlsrepalr. ff these unltg ucre ereluded fron the
oceupancy report, the vaeancy ratlo uould be mrch louor.

Fron the postal vacancy surveys and other vacancy data available in the
Tulsa area, and from personal observation and estinrates, it is judged that
there are currently about 51100 vacant dve1llng un'ius available for sale
or rent in the Tulsa HI"IA, equal to 4,.0 percent of the available inventorl..
0f this nunber, an estirnatod 11600 are vacant sales units, representing a
current home-or,rner vs,cancy ratlo of 1.8 percent, and lr!00 are vacant
available rental units, indlcating a curent renter vacancy rate of 8.3
percent. The fol]owing table conpares these estlmates yith the April 1960
ve.cancy counts by the Census of Housing.
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Vacant Unibs in the

December 1

Tenure

Total vacant units

Total available vacant units
As a percent of the available inventory

For sale only
Honeowner vacancy rate

For rent
Renter vacancy rate

Other vacant d

April Decenber
1960 Lg6/.

9 1362 8r5oo

6r4o3
5.57"

1r6a;1
2.27.

l+1722
11.87.

5r1oo
/+.Cfl'

1r600
l.g"

500
8.37"

a),

2rg5g 3rl+oo

g/ Includes vacant seasonal unlts, dilapidated units, uniLs rented or
sold and awaiting occupancye and unlts held off the market for
absentee ouners and for other reasons.

Source: 1960 Census of Housing.
196/+ estinated by Housing l,larket Analyst.

f,, is currently estimated that 1e550 of the avail-able vacant sales housing
r:nits and 21600 of the available vacant rental units are acceptable
vacancies, that is, vith all plunbing facilities. These adjusted totals
indicate current net vacancy ratios of 1.8 percent in sales housing and
6,3 petcent ln rental housing. At these net vacancy ratios, there are
some 250 adequate vacant sales housing units and 1/+0 adequate vacant
rental units in excess of the number considered necessary to attain a
balanced demand-supply situation in lhs current housing rnarket.

It ls estimated that net vacetncy rati.os of 1.5 percent in sales housing
and 6.0 percent in rental housing represent acceptable vacancy ratios
in the current rnarket.
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Sales Market

The sales market in the Tulsa area is reasonably sound at the present
time. The volurne of new single-fanuily constnrction in the Hl'lA has
remained fairly constant sj-nce 1960. Most of the unlts have been readily
narketed and have represented a broad range of selling prices, starting
at about $9r0OO. The narket for used houses also appears to be stea{y,
with the exception of north Tulsa, a transltional area of modest homes

that has been e:perlenclng a shift in occupancy over the past several
years.

fn January l)6/+ and, Janpary L965 Lhe Tulsa Insuring Qffice sunreyed all
subdivisions in the Tu1sa area in which flve or nore houses were
completed in the twelve nonths preceding the sunreys. The January 1965
sunrey, whlch is presented tn table Vl, covered 58 subdivisions that
net tbis criterlon. A total of 11553 houses had been completed, of
whieh 516 were sold before construction had starbed and 11037 were
built speculatively. The January 196/* suryey counted Lr337 completions,
incluciing /rO{ houses sold prior to start of constnrction and 93) houses
built speculatively. The january L965 survey indlcated that 585 of the
h.,uses Luilt speculatively r.rere sold and t+52 rens,ined unsold on JanuarY 1r
L965, the unsold houses representtng l+3.6 percent of the speculatlve
consinrction volurne. The January L964 surt/ery showed t'hat 599 speculatively
buitt hones had been sold durtng L963 and that only 33lr lrere unsold as
of January !t 196/n. These unsold houses accounted for 35.8 percent of
the specul-ative construction volune.

0f the 452 houses unsoLd and avallable as of January l,1965t a total
of j78 (83.6 percent) had been completed three nonths or less, 67 .(1J*.8
percent) betwLen four and slx nonths, and only seven (1.6 percent)
between seven and tvelve months. 0f t]ne 3)/+ houses unsold and available
as of January Lt L96lrt houever, a total of 99 (29,6 percent) had been
unsol-d between four and slx roonths and 32 (9'6 percent) between seven
and twelve months. The reroaining 2o3 (60.8 percent) had been completed
three months or less.

According to the January 1965 surveJlr a total of 3l+5 houses, or 22.2
percent of *tt houses conpleted in 196/*, were priced rurder $151000. In
that }ower price range were 78 unsold units, or 17.3 percent of all
unsold houses. Houses priced betueen $1:rOOO-$191999 accounted for
)2.L percent of aI1 homes completed (/t99) and 29.2 percent of those
unsold (tiZ). A total of 383 completed houses, or 2/+.7 percent, urere
priced between $zorooo-9291999. Unso1d houses ln-thls prlce range
iccounted for 28,3-percent of aI1 completed unsold unlts. The remain-
Lng )26 houses (21.0 percent) were priced above $30r000 and aceounted
for 25.2 percent of all courpleted unsold units.
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The January 1196/+ survey indicated tlnat, 366 houses , or, 27./+ percent of
all houses completed in 1963, were priced below $151000 and accounted
for 82 unsold units, or 2[.6 percent of all unso]-d houses. A totar of
390 completed houses (29.1 percent) were in the g15r0OO-$I9r999 pfice
range. In this price range, a total of 110 homes (j2.9 percent) were
nnso]d. An additional /+7) completed homes (35.4 percent) were priced
between $zoroouqtr29 1999. rn that price range unsold units totaled to3
and accounted for 10.8 percent of all completed unsold units. The
remaining 108 houses (8.1 percent) were priced above ili3OrOOO and 39 of
thero were unsold, accounting for 11.7 percent of all unsold units.

Although the number of completed unsold houses increased frorn 33l+ in
L963 to l+52 in 196/u as reported by the unsold inventory surveys, well
over 80 percent of the unsold unlts completed In 196/,, had been on the
market three uonths or less and only seven units remained unsold between
seven and twelve months. According to the January L96/, survey, )2 un-
sold completed units had been on the narket between seven and twelve
months. The increase in the nunber of unsold conrpleted homes reported
by the January 1965 survey probably is a reflection of the fact that
the number of completed uni.ts priced above $3O,OOO increased from l-08
in 1963 to 326 Ln 196L. Units ln this prlce range normally require a
longer rnarketing period than the lower priced. unlts. In spite of these
evidences of i.mprovement, however, unsold houses at the end of 196/,
represented over five nonths of speculative constmction volurne, as
compared with 3.5 months at the end of 1963.

Foreclosures

As of November 30, L96l+rthere were L75 Conunlssloner-ouned sales-
type properties in the Tulsa Insuring Office jurisdiction, down from 199
on November 10r 1963 but still up considerably from 117 the previous year.
Most of the foreclosed properties are located in older neighborhoods in
north Tulsa.

Trend of

Hones on hand- Acquired Sales closed Horres on hand-
Date beelnnine of month durlng nonth durins nonth end of month

November 1962
November 1963
November 196/r

t@
206
1?0

9
/.

t6
t2

12 tt7
t99
t75

Source: Tulsa Insurlng Office.

L7
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Rent.rI Market

There has been a sharp increase in the number of multifanrily units
built in the Tul-sa HI,{A since 1960. In 1961, only 200 units in struct-
ures of five or more unj.ts were authorized ln the city of Tulsa. fn
1952 and 1963, however, the number of units authorized in structures of
five or r,rore jumped to 650 and 11300 respectively. An additional 11085
units have been authorized in the flrst eleven nonths of 196L. As
reported by 1o:a1 postal carriers, there are an estiniated 700 multi-
fanrily units currently under construction in the Tulsa area.

fn spite of the rapld increase in the rate of multifarlily construction
and hlgh over-alI apartment vacancy rates, however, demand for better
quality units in desirable locations has remained fj.rm. The l,lay 1962
vacancy survey conducted by the Tulsa Post Office for the Tulsa Real
Estate Board counted /+67 vacant units out of 3rfr4 possible del-iveries
to duplex stmctures, a vacancy ratio of 12.1 percent. The l,lay 196/+
survey counted 5r2?8 duplex stmctures, of which 501 (9.5 percent)
were vacant. The }"lay 1962 survey reported lrln@ vacant units out of
7 1761 unirs in stnrctures with three or more units, a vacancy ratio
of 18.2 percent. The I'fay 1964, survey reported 11650 vacant units out
of 10r/+07 units in stmctures with three units or more, a decline in
the vacancy ratio Lo L5,9 percent. The sunreysl however, overstate
the vacancy 1evel in more acceptable units beeause they lnclude large
nunbers of old, lnadequate, and dilapidated vaca.nt units.

A renlal survey made by a local financial institution during June and
July 1964., covered 151 projects conl,aining 2r752 uni;s, The units
ranged in age fron new to /r0 yearsl most, however, were less than 10
years o1d. A total of LIQ units (5,2 per"ent) were vacant. In November
L96/*, a sarnpling of 11 projects included ln the earlier surr/ey shovred
that 13 of 267 r.rnits were vacant (1r.9 percent). Just as the postal
vacancy surveys tend to overstate the Ievel of vacancies in adequate
rentel units, these surveys tenci to understate the level because most
of the units surveyed are relatively new and ere located in the southern
and southeastern sections of the city of Tulsa, are3s Ehat are prrnre
rental locations.

Urban Renewal Redevelooi,rent

At
the
The

present, there is one actlve urban renelral project ln the r\rlsa HIIA
s Urban in the clty of Tulsa.

pro ect covers an Lrea contalnl.ng acres and is bounded on the

,

north by vlrgin street, on the south by Readlng street, on the east by
a portion of the proposed Cherokee @ressvay and by vacant 1and, and
on the west by Peoria Street.
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A unique feature of the Saninole Htlls Urban Renewal area ls a demon-
stration proJect ln uhich 100 new single-fanl}y homes are belng eonstruet-
od for lov lnco,me farnllles on a condltlonal purchase or lease with an

optloa to brly. The project ls belng butlt under a provision in the Hous-

ing Act of 1961 uhich a.uthorlzes grants to publlc or private bodles to
develop and dmonstrate neu or lmproved means of .providLng homes for low
income faml1i6s. Each unit has three bedrooms atia'deils for $9,300.
The families who purchase the homes are selected by an agency of
the city of TuIsa. A Federal grant provides funds for administering
the program and for a subsidy, if necessary, to families to meet
their monthly rent. Commitments to build the first 25 units were
issued by the Iocal FHA insuring office in October L963. As of
November L964, a second group of 25 houses is under construction.

A second feature of the project lnvolves rehabilifation. As of November
l96lu there have been 51 rehabilitation startso 0f that number, 1{
homeowners have completed rehabilitation at a cost of $191610.

The Tulsa Urban Renewal Authority has acquired L53 structures to date
in the project area. 0f that number, L\L have been demolished, eight
have been rernoved, and one is ready for demolition. To datel 90 fanilies,
23 individuals, and flve businesses have been relocated.

The is boundad mthenorth by 21st
Street, on the south W 25fh Street, on the east by Ja.ckson Avenue, and
on the west by the pmposed Red Fork E:qpresslray. A contract has been
awarded for prellnr:inary engineering and architectural work for low in-
come family housing in portions of this 16?-acre project. Plans are
nearing coropletion for the re-use of land in the pncject. The relocation
plan currently is being written and the rehabilitation and consenration
plan is belng prepared.

The Doun N bo has been re-
sa Cityviewed and app HHFA and was approved by e TuI

Commission early ln December 1964. The area lies within the boundaries
of the Inner Dispersal Loop of the Drpresslray System.

The plan involves four projects to be carried out over a period of l0
years, starting in 1965. Project sequence indicaEes that the Downtown
Northwest Urban Renewal Project is to be started flrst, followed
by Downtown Southeast, Downtown Northeast, and Downtown Industrial.
The Downtown Northwest project already is in active planning.
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Demanrl fo r llousinr:

Quantitat,ive Dernand

The demand for ner.r housin6 is based on the projected leveJ of household

3ror.rth over the next two years (3rO5O annually), the nunber of housing
unir,s exl)ecbed tc be denollsitecl, and on the adjustrnenb of va.c:rncies to
Ievcls that reflect tre long-+,gl',r needs of tne Tulsa area. Considerat,-on
is also given bo the ctrrrent Lenune cornposition of the inveutory, and

Lo the continued siovr ',rend from renLer-occupancy to owner-oeclrpancy.
After giving due consideration bo each of the above factors, an annual
ciernand of )r?-JO unj.ts of ne,,r horrsihg is projected for each of the next
truo years. It is expecbed that 2r)2O of these units will be requi"red
by owner-occuPants. The remaining 930 units represent annual dem.tnd
by renter-occupants.

Qualitaiive Demand

Sales llousing. 'I'he estimated distrib,rtion of the annual rlemand for
21320 new sales horrses is expected to approxiinate ihe pattern presented
in the followlng Lab1e. The distribution is based on the ability to
pay, as measrred by current family ineomes after-tax, and on .ratios of
sales prlce to income typical in the area.

Estimated Annual Demand for New Sales Housin e bv Price Class
Tulsa, Oklahoma. Housi ng Market Area

December 1964 - December 1966

SaIes price llumber of houses

$ 9,ooo
l0 ,000
12,0c0
l4, o0c

$ 9 ,999
II,ggg
I3, ggg

l5,999

120
335
440
300

250
230
255
390

16,ooo - Ll,ggg
18,000 - Lg,ggg
20,000 - 24,ggg
25,000 and over

Total 2,32O
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Because of current eonstructlon and land costs, lt is Judgod that feu,
lf any, adequate new sales houses can be butlt to sell below g9,O0O.
Therefore, all of the 21320 sales houslng units expected to be ln denand
annually ln tho next two yeers havs been distrtbuted at and above thls
nlnlnum on the assumptlon that purehasers with the abllity to pay these
prlces v111 purchase new homes and the rrnits vaeated by thcn r.rill be
pur:chassd by other fanllles in the ar6a.

Neu sales houstng probabLy rr111 have greatest market acceptanee lf con-
struetsd ln the outsklrts of the clty of Tulsa or in the imnedlate sub-
urban envlrons. The Broken Arrow Expressway, which, whon eompleted,
wlll 1lnk Broken Arrow wlth Tulsa, w111 undoubtadly attract new sub-
divislons becauss of reduced comauting time to dountown Tu1sa.

Rental Housing. The monthly rentals at which 930 privately-owned
net additlons to the aggregate rental housing inventory might best
be absorbed by the rental market during each of the next two years
are indicated for various size units in the following table. Net
additions in these rentals may be accomplished either by (l) new
construction or rehabilitation at the specified rentals with or
without public benefits or assistance through subsidy, tex abate-
ment, or aid in financing or land acquisitlon, or (2) production
of units at higher rentals which competltively effect a flttering
of existing accommodations to the rentals specified.
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Est mated 1964 to 1 66 Ann Deman:l for Net Addittonal Rental IInirs

l,lonthly ,
f!.os8 rent g/

$85 and over
90
95

100
105
110
120
130
I/+0
r5o
160
L70
180
190
200

s af rrn'l tr
Efficlenev

I10
100

1.BR 2-BB ?-BR

2

rln
lln
llI
llll
llrt
llrl
rll
llr
Itl
lln
rr
Iti
rtt
nll

io
3l+O

310
275
2t,
160
130
90
55
30
20
10

l+

100
8S
70
55
l+5

)o
20
15
10

90
80
70
60
15
30
20
L5
10

5

)30
300
2to
2LO
170
u5
105
65
l+O

20
10

5

a/ Gross rent ls shelter or contract rent plus the coEt of utiLttles
and servleeg.

Nots: The figures above are cumulati.ve, that ta, the colurnns cannot
be added vertlealJ.y. For exanple, tha dmand for l-BB unlts
at fron $tm to lttO ts 6, untte (340 rlnra Z?5\, not 3/+0 unlts.



Table I

DisEribution of the Work Force bv Emplovment Status
and N icul tural l{aee and Se 1arv Emolowrent bv Industrv

Tu1sa. Oklahoma SMSA

Total work force

Unemployment
Percent of work force

Total emplolment

Agr lcultural emp lo)ment

Nonagrlcul tural emp lo1ment,

Manufacturlng
Petroleum producEs
!{etal. process lng
tlachinery
Iransportat.ion equlpment
A11 other manufacturing

Nonmanufacturing
Minlng
Construction
Publlc ut11lEles
Trade
Fin., lns., & real est,.
Service
Government

Other nonagrLculturaL empLoJrment

Workers idled by labor-mgmL disputes
p = Preliminary

166 .8 169.3 170 .0

Nov.
195 I

8.1
4.97"

158.7

6.4

L52.3

29.8

100

2L.9

0

Nov.
1959

L62.3

6.6

L55.7

133.8

29.8

2t.9

0

N..rV.
1950

160.9

6.4

1s4.5

131 .8

27.2

104.6
t2.7
8.5

L4.L
31 .6
6.9

18.6
L2.2

Nov.
1961

169.3

8.3
4.W"

161 .0

6.3

7.
13.
31.

7.
19.
L2.

Nov.
L962

L7 2.O

L64.!

6.1

158.3

135.5

Nov.
1963

175.0

7.4
4.27"

L67 .6

5.8

161.8

L2
9

13
32

7
20
13

22

Nov. P
L964

181.6

6.3
3.57"

L75.3

5.9

].69.4

13. 1

11.9
14.3
33.9
7.3

20.3
L4.2

22.7

5
47"

7.
4.

0
v"

9.
5.

7.O
4.L7"

Wage and salarled emplolment 1_30.4

L54.7

131.9

27.6

13

1.9
6.6
5.8
3.5

11 .8

2.4
6.1
5.4
4.L

10.8

2.L
6.2
5.8
3.3

LO.2

2.L
5.9
4.9
3.9

10.4

2.2
5.9
4.9
6.4

10 .4

I
8
5
2
1

3
6

146.7

28.4

107.1 109.4 115 .0

139.0

3L.7629

2.
5.
4.
7.

2
7

4
3
2

6

8
2
0
6

l

1.
7.
6.
3.

10

104.0 104.3
t213

8
L4
31

6
L7
11

14.5
8.5

14.1
30.4
6.2

15 .9
11.0

5
3
2
8
7

8
7

0

I
0
9
6
3
1
7

8

0

12.9
8.4

13.9
31.9
7.L

19 .5
L3.4

22.7 22.8 22.8

0.1 0 0.1

Source: oklahoma State Employment Service, Cklahoma Employment Security Commission.



Table II

Estimated Percentage Distributlon of Fauilv Income
After Deductins Federal I ncome Tax

TuIsa. Oklahoma. Houslns Market Area
L9!4

Income

Under
$ 3,ooo

4, ooo
5 ,000
6,000

$3
-3
-4
-5
-6

,000
,999
,999
,999
,999

AII
fami lies

14
7

t0
l2
t4

Renter
f ami- lies

l9
1l
l3
r4
L4

100

$5,460

7,Ooo - 7,999
9,000 - 8,999
g,ooo - 9,999
0,000 and over

Total

Median

It
8
7

L7
100

7
6

5
1I1

$6,4I5

Source: Estimated by Housing l'larket Analyst.



Table III

Popu lation and Household Chanses
TuLsa. Oklahoma. Hous ino Market Area

April 1950-December 1964

Area and
i tem

Popu I at ion

TuIsa City
Rest of HMA

HMA total

Househo lds

Tulsa City
Rest of IIMA

HMA total

Household size

Tulsa City
Rest oE HMA

HMA total

Apri 1

1950

L82,740
68.946

25L,686

58,680
L9,323
78 ,00-1

.50

.r4

Apri I
i960

26L,685
84. 3s1

346,038

85,993
24 170

I 10, 163

.46

. il

December
L964

2-73,4OO
llI.700
385, 100

90, 5OO

33.200
I23,70O

3 .01
3.45
3.10

Averaqe annual change
r950 - 1960 t96A -L964

Number Percen tage ljumber Percentage

7 ,895
l':.tq_
9,435

2,73L
485

3,216

4.3
))

l.l
8.O

96s4.6
2.5

2,510
1,860
8,370

1 ,935
2,9OO

2.4

2.6

0.9
6.9

3.7

4.1

.02.023

J

3

3

3

1950 and
househo 1d
Ana lys t .

1960 population dat.r from Censuses of Poputation. 1950 and 1960 household and
size datir from Censuses of Housing. .Sll f964 data estimated by Housing Market

Source



Table IV

Populat,lon Distrlbutlon bv Age
Tulsa Hous

Aorl1 1950 Aprl1 1960
t, Area

4re.
AprlL

1950

16. 948

25L,686

Aprll
1960

Ch l9-s0 to 1960
Number PercenEaee

Under 5
5-19

20-29
30-39
40-54
55-64

65 and over

39,763
93,773
44.6L5
52,62L
60,7 L6
28,24L
26.309

12,113
38,2L7
1,191

L2,6Lg
L2,7L3
8,139
9.361

27,650
55, 556
43,424
40,003
48,003
20,LO?

43:8
68 .8
2.7

31.5
26.5
40.5
55.2

Total 346, o3g 94,352

Source: 1950 and 1960 Censuses of population

37 .5



Table V

Tu1sa, Oklahoma Area Postal Vacancy Survey

TOTAI RESIDENCES AND APARTMENIS

November 17-27 t964

RESIDENCES HOUSE TRAILERSAPA RT\IT]N'TS

Total Possible
Deli veri€s

Vacant Ilnits Ilnder
ConstPortal Arca AII % tlsed New

llle Suwey Area Total

Tulsa

Ualn Office

Brauch:
Turley

StttloDa:
Adllrs1
Douldron
Pltr. Squrre

Lanch A.res
Souths 1de
Spr iDtdrle
lfest Tulsa

Suburbrn Arer

tsol.en Arr@
Col1ioryl11e
[cldy

8..d QrlDgs
Squ1pa
st(htoo&

3.8

4,O

651

542

9

4,4t3 148 3.4 111 31 35

L21 ,829

109,579

18 ,556

4.886

a 11q

t,327

4.235

3 .797

1 .318

75
380
294
180

I .553

1 .318

20s

16
815

235

3
6

122

8

22,769
7,918

1 3 ,203

4t6
334
832

1.8
4-2
6.3

288
323
828

128
11
4

163
16

9

9,135
17,895
8,611
7 ,O79

L.2
3.7
3.6
2.9

38
277

21

113
557
309
203

18.250 547 3.0 438 109

4,119
1,361
1,460,

4,M6
5 ,825
L,439

118
30

107

52
204

35

9
2
3

1.3
3.5

69
25

107

49

:
l6
36

3

36
168

33

Source! FHA Postal Vlcancy Sunrey ConducUed by Cooperating Pos-"maslers.

Total Possible
Oelivoies

Vacant Units tinder
Conet.AI % Used \ew

116,017 3,244 2.8

98,423 2.759 2.8

L2 ,843 490 3.8

2.658 586 851

2,27 5 484 630

48827

4,401 L47 3.3 1 10 37 35

22,56r
6,237

L2 -t32

395 1.8
t65 2.6
533 4-4

261
165
529

15
236
261
r44

163

9

59 49 59
2553

102-6

128

36 11
L29 34
323

8, 78E
L6,422
I,232
6,801

90
496
276
L67

41 r.2
163 3.0
35 2.5

o
0
4
5

7

2

I

15
260

15
23

r02

10
351
23
32

L7 -594 485 2.8 383 22t

3,968 108
1 ,358 30
1,438 102

4,005
5,415
I ,410

L22
23
I

.l'otal 
Possible

Del iveries
Vacaot Uoits trnder

(ionst.

702

688

198

{ll q. tlsed New

L3.9 r,577 65

r4.2 t.522 58

r4.7 830 7

t6-1 1 -

Total Possible \ acant

Deliveries No. %

1r.812

11,156

5,713

347
r,41 3

319
278

r,&2

1 .580

837

975 23 2.4

656 62 9.5

21 r.0. I
159 10. r
299 21.9

158
299

161
33
36

10 6.6

5 22-l

5 12.2
41 10.0
1 3.4

2.4

12 1.6

3.0

827 20

208
681
071

I,
1,

11 t:

6
4&

l0

28

730

;
5

-1.

I

: t2

148

l3
48
1E

I4

l4

6,5
10. 9
8.7

t2 -9

L44 t7
33
36

557

;
020

29
9

11

2.O

151
3

22

41
410

29

10

5

3;
1



No Table VI

Eouses CompleLed in the Pasts Ivelve llonths and the Nuuber Uneold by Prlce Class
Tulsq. 9klahm8. Eoustglr Msrket llrea

January 1, L965

Sold befqre
construction

culat lve cons tnr cti:,on
Total coppletions Number N,,mher

Total sold unsoldNunber PercentSales prlce

Under $10,000
$1o,ooo - L2,499
12,500 - L4,999
15,000 - L7,499
17,500 - 19,999

20,0o0 - 24,999
25,000 - 29,999
30,000 - 34,999
35,000 and over

start
Percent
unsold

28.L
33.6
50.8
33.6
4L.9

47
198
100
24t
258

209
L74
103
223

6.
15.
16.

15
88
37
95
60

32
110
63

L46
L98

LM
L27
69

148

23
73
3L
97

115

32
49
83

0
8
4
5
6

3.
L2.

9
37

-rl

:c

o
ai
p
o

13 .5
LL.2
6.6

L4.4

73
70
38
65

49.3
44.9
44.9
56. 1

65
47
34
75

516

7L
57
31
83

Total 1,553 100.0 1, 037 585 452

Source: Survey of Unsold InvenEoqy of New Homes, couducted by Ehe Tulsa Insuring Office.

43.6
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